BOSTON 

REDEVELOPMENT 

AUTHORITY 


Stephen  Coyle 

Director 


One  City  Hall  Square 
Boston.  MA  02201 
(617)722-4300 


June  20,  1938 

Mr.  Edward  E.  Zuker 
Chestnut  Hill  Realty  Corp. 
1223  Beacon  Street 
Brookline,  MA  02146 

Re:   Hancock  Woods  Review  Process/Scoping  Determination 

Dear  Mr.  Zuker, 

Your  initial  proposal  as  described  in  the  Hancock  Hoods  Community 
Workbook  dated  December  16,  1987  calls  for  a  Planned  Senior 
Community  at  Hancock  Woods  including  a  total  of  1,092  new  units 
of  housing  to  be  developed  on  the  50  acre  wooded  site  and  8  acres 
of  the  abutting  Hancock  Village  site.  As  the  first  formal 
statement  of  your  intention  to  pursue  the  project,  your  MEPA 
Environmental  Notification  Form  and  waiver  request  submitted 
March  23,  1988  triggered  the  BRA's  formal  review  of  the  project. 
The  Certificate  of  the  Secretary  of  Executive  Office  of 
Environmental  Affairs  on  the  Environmental  Notification  Form 
dated  April  27,  1988  denied  your  waiver  request,  and  recommended 
that  environmental  issues  which  are  outlined  in  the  Certificate 
and  as  directed  by  the  BRA  be  addressed  in  a  single  document,  as 
such  coordinated  planning  and  review  of  the  project  would  be 
consistent  with  the  spirit  of  MEPA  Regulation  jj.,13  (4).  BRA 
staff  support  a  coordinated  environmental  impact~~review  process 
comparable  to  the  process  used  for  proposed  downtown 
developments  as  outlined  in  Article  31  of  the  Boston  Zoning  code. 
A  coordinated  environmental  impact  review  process  would  allow 
you,  as  the  proponent,  to  work  with  the  community  to  fulfill  your 
mutual  desire  to  study  the  issues  associated  with  a  project  of 
this  magnitude,  and  would  establish  a  framework  for  your  formal 
application  for  Planned  Development  Area  designation. 

I  am  suggesting,  therefore,  that  the  disclosure  of  the 
information  requested  in  the  attached  Scoping  Determination  will 
help  facilitate  review  of  the  proposed  project  by  the  BRA,  other 
City  and  State  agencies,  and  the  community  in  anticipation  of 
your  formal  PDA  application.  The  Scoping  Determination  sets 
forth  those  aspects  of  the  proposed  Hancock  Woods  development 
which  must  be  studied  and,  if  found  to  have  adverse  impacts, 
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mitigated.  The  Scoping  Determination  also  lists  background 
information  which  must  be  provided.  The  suggested  review  process 
would  proceed  according  to  the  following  milestones: 

1)  Developer's  Draft  Project  Impact  Report 

2)  Public  Advertisement  and  30-day  Public  Review  Period 

3)  BRA  and  MEPA  Preliminary  Adequacy  Determination  Letters 

4)  Final  Project  Impact  Report 

5)  Public  Advertisement  and  30-day  Public  Review  Period 

6)  BRA  and  MEPA  Adequacy  Determination  Letters 

7)  Revised  Final  Project  Impact  Report  (if  necessary) 

The  Final  Project  Impact  Report  which  would  result  from  this 
coordinated  review  process  would  provide  you  with  a  solid 
foundation  for  an  application  for  a  Planned  Development  Area 
designation,  including  carefully  studied  master  plan  and 
development  concepts  as  well  as  draft  cooperation  agreements. 

As  Secretary  Hoyte  mentioned  in  the  ENF  Certificate,  community 
residents  and  BRA  staff  have  expressed  the  need  for  consideration 
and  evaluation  of  a  development  consisting  of  fewer  units  and 
lower  building  heights.  Therefore,  in  addition  to  providing 
information  on  your  current  proposal,  the  information  requested 
in  this  Scoping  Determination  should  be  provided  for  two 
alternate  scenarios:  a  project  of  600  units,  and  a  project  which 
could  be  built  as-of -right  (conforming  to  existing  zoning) .  The 
alternative  development  scenarios  are  to  be  used  as  benchmarks 
for  development  impact  analysis  purposes.  The  purpose  of 
analyzing  alternative  scenarios  is  to  help  better  understand  the 
relative  benefits  and  impacts  of  your  proposal.  Please  include 
an  explanation  of  assumptions  and  calculations  leading  to  your 
development  scenarios.  Specifically,  please  explain  how  the 
wetlands  preservation  affects  your  development  scenario 
calculations. 

As  you  are  aware,  the  West  Roxbury  Neighborhood  Council  voted  on 
May  23,  1988  to  oppose  your  initial  (1,092  unit)  proposal.  They 
have  assigned  the  task  of  reviewing  your  project  to  their  Land 
Use  and  Development  Subcommittee.  As  discussed  at  the  May  25, 
1988  Brookline  community  meeting,  the  Land  Use  and  Development 
Subcommittee  will  solicit  participation  and  consider  comments 
from  other  neighborhood  groups  in  formulating  their 
recommendations  to  the  BRA  Board  of  Directors.  Your  development 
team,  City  of  Boston  representatives  and  BRA  staff  will  be 
working  with  the  West  Roxbury  Land  Use  and  Development 
Subcommittee  to  reach  a  consensus  on  an  appropriate  development 
concept  for  the  Hancock  Woods  site. 

The  BRA  will  advertise  each  submission  specified  above  and 
solicit  public  comments.  Advertisement  invoices  will  be  paid  by 
the  developer.  Additional  information  may  be  required  during  the 
course  of  our  review  of  the  project.  Also  attached  is  the 
booklet  entitled  Zoning  Procedures  for  Planned  Development  Area 
Designation.   This  booklet  will  provide  you  with  an  overview  of 
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the  PDA  process.  Should  you  or  your  counsel  have  any  questions 
concerning  these  matters,  please  contact  Antonio  Torres  at  722- 
4300  X251. 


ely, 


vd'fi-Mttfc' 


Ri^ardo  Millett 

Assistant  Director 

Neighborhood  Housing  and  Development  Department 

Boston  Redevelopment  Authority 

Attachments 
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HANCOCK  WOODS 
SUBMISSION  REQUIREMENTS 


Your  application  must  include  all  items,  if  applicable,  requested 
below.  Your  application  should  also  include  information  on 
public  benefits,  relocation  information  and  regulatory  controls. 
In  addition,  once  a  PDA  is  established,  the  project  is  subject  to 
additional  phases  of  design  review  with  procedures  and 
requirements  defined  in  the  BRA's  Development  Review  Procedures. 

In  addition  to  full-size  scale  drawings,  25  copies  of  a  bound 
booklet  containing  all  submission  materials  reduced  to  size 
8  1/2"  x  11",  except  where  otherwise  specified,  are  required.   A 
fact  sheet  with  a  map/site  plan  should  accompany  the  booklet. 

I.  Applicant  Information 

A.  Development  Team 

1 .  Names 

a.  Developer. 

b .  Attorney . 

c.  Project  Consultants. 

2.  Business  address  and  telephone  number  for  each. 

3.  Designated  contact  for  each. 

4.  Description  of  current  or  formerly-owned 
developments  in  Boston. 

B.  Legal  Information 

1.  Legal  judgements  or  actions  pending  concerning  the 
proposed  project. 

2.  History  of  tax  arrears  on  property  owned  in  Boston 
by  development  team. 

3.  Property  Title  Report  including  current  ownership 
and  purchase  options  of  all  parcels  in  the 
development  site. 

II.  Financial  Information 

A.    Full   disclosure   of   names   and  addresses   of  all 
financially  involved  participants  and  bank  references. 
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B.  Nature  of  agreements  for  securing  parcels  not  owned  by 
prospective  developer. 

C.  Development  Costs  (sample  pro  forma  are  included  in  the 
attached  book  Development  Review  Procedures 1 

1.  Cost  of  land. 

2.  Estimated  hard  construction  costs,  including  the 
cost  of  site  preparation,  underground  parking,  and 
any  special  efforts  to  protect  wetlands. 

3.  Estimated  soft  costs,  including:  professional 
fees,  financing  fees,  construction  loan  interest, 
real  estate  taxes,  and  all  other  costs  necessary 
to  carry  the  project  through  the  construction 
period. 

4.  Estimated  contingency  amount. 

D.  Operation 

1.  Anticipated  income  from  rent  or  sales,  including 
vacancy  allowances. 

2.  Anticipated  start-up  and  operating  expenses, 
including  detailed  description  of  on-site  services 
and  associated  expenses. 

3.  Estimated  real  estate  taxes  including  expected 
valuation. 

4.  Anticipated  financing  structure,  including  any 
equity  (including  plans  for  syndication), 
mortgages,  and  terms  of  debt  service. 

5.  All  preceding  information  for  the  first  six  years 
of  operation,  or  until  property  is  expected  to  be 
refinanced  or  sold. 

6.  Depreciation  and  all  other  deductions  indicating 
cash  flow  and  returns  for  first  six  years  on  an 
after-tax  basis. 

E.  A'  description  of  comparable  senior  housing  developments 
including  age  of  the  projects,  land  area,  special 

*  programs  and  services  offered,  number  of  units,  unit 
mix  and  sizes,  number  of  parking  spaces,  number  of 
residents,  resident  profile,  and  the  ownership  or 
rental  financial  programs. 
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III.  scematic  Design  Submission 

A.  Written  description  of  development  concept: 

1.  Statement  of  planning  objectives. 

2.  Site  description,  including  metes  and  bounds. 

3.  Proposed  uses  (include  residential  income  mix). 

4.  Proposed  density. 

5.  Proposed  infrastructure  and  other  public 
improvements,  including  location  and  description 
of  pedestrian  connections  to  existing  nearby  open 
space,  describing  costs  associated  with  each. 

B.  Neighborhood  plan  showing  to  the  extent  possible  the 
relationship  of  the  proposed  development  concept  to  the 
existing  neighborhood. 

1.  massing. 

2.  building  height. 

3.  scaling  elements. 

4.  open  space  (especially  public  open  space). 

5.  major  topographic  features  (especially  wetlands 
and  rock  outcroppings) . 

6.  pedestrian  and  vehicular  circulation. 

7.  land  use. 

C.  Site  plan  at  1":100'  showing: 

1.  General  relationships  of  proposed  and  existing 
adjacent  buildings  and  open  space,  and  of  existing 
adjacent  or  nearby  wetlands. 

2.  Exact  location  of  the  existing  wetlands. 

3".  Open  spaces  defined  by  buildings  on  adjacent 
parcels  and  across  streets. 

4.  General  location  of  public  access,  pedestrian 
ways,  driveways,  parking,  service  areas,  streets, 
and  major  landscape  features  such  as  wetlands  and 
rock  outcroppings. 


£  V  J 


Page  4  of  11 

5.  Survey  information,  such  as  existing  elevations, 
benchmarks,  mean  low  watermark  and  utilities. 

6.  Phasing  possibilities. 

7.  Construction  limits. 

8.  Submission  of  a  site  plan  and  massing  options,  as 
well  as  other  sketches  and  diagrams  which  will 
help  clarify  design  issues  and  the  proposed 
solution,  are  encouraged. 

D.  Site  sections  and  elevations  at  1"=100'  scale  or  larger 
showing  relationships  to  adjacent  buildings  and  spaces. 

E.  Schematic  building  plans  showing  ground  floor  and 
typical  upper  floor (s) . 

F.  Schematic  building  sections  and  facades  at  1M=40", 
including  proposed  materials. 

G.  Eye- level  perspective  (reproducible  line  drawings) 
showing  the  proposal  in  the  context  of  the  surrounding 
area.  Sketches  to  illustrate  the  proposed  project  as 
shown  from  the  surrounding  neighborhood. 

H.  Site  massing  model  at  an  appropriate  scale  (l^lOO1  or 
larger) .  All  nearby  buildings  and  streets  should  be 
included  to  illustrate  the  relationship  of  proportions, 
materials,  and  facade  treatment  to  the  surrounding 
buildings. 

I.  Wind  impact  studies  describing  the  effect  of  the 
project  on  the  surrounding  area  with  particular 
attention  to  nearby  public  spaces  including  sidewalks, 
parks,  and  plazas. 

J.  Shadow  studies  showing  the  effects  of  the  proposed 
massing  on  the  surrounding  area  with  particular 
attention  to  nearby  public  spaces  including  sidewalks, 
parks,  and  plazas. 

K.  8"  x  10"  black  and  white  photographs  of  site  and 
neighborhood . 

L.   Aerial  views  of  project  area. 

M.  8  1/2"  x  ll"  reduced  package  of  the  above  described 
design  submission  requirements. 
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IV.   BRA  Environmental  Impact  Analysis 
A.   Transportation/Traffic 

1 .  Parking 

a.  Number  of  spaces  provided  indicating  private 
and  public  allocation. 

b.  Proposal's  impact  on  demand  for  parking. 

c.  Parking  plan,  including  layout,  access,  and 
size  of  spaces. 

d.  Description  of  measures  to  reduce  parking 
demand . 

2 .  Loading 

a.  Number  of  docks. 

b.  Location  and  dimension  of  docks. 

3 .  Access 

a.  Size  and  maneuvering  space  on-site  or  in 
public  right-of-way. 

b.  Access,  curb  cuts,  and/or  sidewalk  changes 
required. 

4.  Vehicular  Traffic 

a.  Project  vehicular  traffic  demand  and 
generation  (daily  and  peak-hours)  and 
distribution. 

b.  Circulation  and  access  impact  on  the  local 
and  regional  street  system  and  local 
intersections  (VFW/Independence ,  Site 
Drive/Independence,  Sherman/Independence, 
Gerry/ Independence,  Russett/Independence, 
West  Roxbury  Pkwy/ Independence) ,  including 
capacity  and  level-of -service  analyses. 

c.  Modal  split  and  vehicle  occupancy  analysis. 

d.  Analysis  of  internal  circulation,  with  trip 
generation  of  various  land  uses. 
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5.  Public  Transportation 

a.  Location   and   availability   of   public 
transportation  facilities. 

b.  Usage  and  capacity  of  existing  system. 

c.  Peak-hour  demand  and  capacity  analysis. 

d.  Measures   to   encourage   use   of   public 
transportation . 

e.  Transportation  services  to  be  provided  by  the 
developer. 

6.  Pedestrian  Circulation 

a.  Demand  and  capacity  analysis  on  project  area 
sidewalks  and  paths. 

b.  Connections  to  public  transportation  station 
stops . 

c.  Effect  on  pedestrian  flows  of  project  parking 
and  servicing  entrances  and  exits. 

d.  Connections  to  existing  open  space  system. 
B.   Site  Analysis 

1.  A  site  analysis  study  shall  be  submitted 
describing  the  natural  features  of  the  site  and 
the  impact  of  the  project  on  these  features 
(including  wetlands  resources,  vegetation,  trees, 
wildlife,  and  any  unique  or  special  features) . 

2.  It  is  recommended  that  the  Massachusetts  Natural 
Heritage  Program  be  contacted  to  determine  whether 
the  site  contains  any  known  rare  plant  or  animal 
species  or  significant  natural  communities  and 
that  their  determination  be  submitted  with  the 
required  study. 

3.  Measures  to  preserve  natural  areas  and  features 
shall  be  described. 

4.  The  relationship  of  the  development  to  adjacent 
,        conservation  and  other  open  space  areas  also  shall 

be  described. 
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C.  Wetlands/Flood  Hazards 

1.  The  project  site  contains  extensive  wetlands 
(approximately  21.5  acres),  and  an  Order  of 
Conditions  will  be  required  from  the  Boston 
Conservation  Commission.  The  report  should 
delineate  and  describe  the  site's  wetland 
resources  and  should  include  a  copy  of  the 
Wetlands  Application  to  the  Boston  Conservation 
Commission  and  the  Order  of  Conditions  issued  by 
the  Commission.  The  report  shall  also  delineate 
the  boundaries  of  any  flood  hazard  zone. 

2.  The  report  shall  describe  measures  to  minimize 
potential  for  any  flood  damage  and  to  comply  with 
city  and  federal  flood  hazard  regulations  and  the 
Order  of  Conditions  issued  by  the  Boston 
Conservation  Commission. 

3.  The  report  shall  include  a  description  of  the 
proposed  storm  drainage  system  and  shall  quantify 
and  evaluate  the  increase  in  storm  water  runoff 
and  resulting  impacts  on  wetlands,  water  quality, 
and  the  potential  for  flooding. 

D.  Water  Quality:  the  report  shall  describe  the  impacts  of 
the  development  on  the  water  quality  of  streams  and 
other  water  bodies  on-  and  off-site  that  could  be 
affected  by  the  project  and  shall  describe  any  proposed 
mitigation  measures  required  to  reduce  or  eliminate 
impacts  on  water  quality. 

E.  Utility  Systems 

1.  The  report  shall  provide  an  estimate  of  water 
consumption  and  of  sewage  generation  from  the 
project  and  shall  describe  the  water  and  sewer 
facilities  serving  the  site. 

2.  The  report  shall  evaluate  the  capacity  and 
adequacy  of  the  water  and  sewer  systems  to  serve 
the  proposed  development  and  shall  evaluate  the 
impacts  of  the  project  on  the  systems. 

3.  The  report  shall  include  any  determinations  of 
adequacy  by  the  Boston  Water  and  Sewer  Commission 
and  shall  describe  any  utility  improvements 
proposed  by  the  project  proponent  or  required  by 
the  Commission. 
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F.  Geotechnical  Considerations 

1.  A  description  of  existing  subsoil  conditions  and 
existing  boring  information  shall  be  reguired. 

2.  Also  reguired  is  a  written  description  of 
foundation  construction  methodology,  the  amount 
and  method  of  excavation  on  the  site,  any 
dredgeing  or  filling  proposed,  and  the  need  for 
blasting  or  pile  driving. 

G.  Wind 

1.  The  project  proposes  the  construction  of  two 
buildings  of  15  and  17  stories  respectively. 
Therefore,  a  qualitative  wind  impact  study  shall 
be  reguired  to  evaluate  the  potential  pedestrian 
level  wind  impacts  of  the  development.  The 
analysis  shall  determine  anticipated  pedestrian 
level  winds  adjacent  to  and  in  the  vicinity  of  the 
high-rise  structures  and  shall  identify  any  areas 
where  wind  velocities  are  expected  to  exceed 
acceptable  levels,  including  the  Authority's 
guideline  of  an  effective  gust  velocity  of  31  mph 
not  be  exceeded  more  than  1%  of  the  time. 

2.  Particular  attention  shall  be  given  to  public  and 
other  areas  of  pedestrian  use.  For  any  areas 
where  wind  speeds  are  projected  to  exceed 
acceptable  levels,  measures  to  reduce  wind  speeds 
and  to  mitigate  potential  adverse  impact  shall  be 
identified. 

3.  Should  the  qualitative  analysis  indicate  the 
possibility  of  excessive  pedestrian  level  wind 
speeds,  additional  studies,  including  wind  tunnel 
testing,  may  be  required. 

H .   Shadow 

1.  A  shadow  analysis  of  the  proposed  project  shall  be 
required  for  the  hours  of  9:00  a.m.,  12:00  noon, 
and  3:00  p.m.  for  the  vernal  equinox,  summer 
solstice,  autumnal  equinox,  and  winter  solstice. 
These  times  refer  to  standard  or  daylight  savings 
time  as  applicable. 

2.  Particular  attention  shall  be  given  to  existing  or 
proposed  public  open  space  and  major  pedestrian 
areas. 
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3.  Design  or  other  mitigation  measures  to  limit  or 
minimize  any  adverse  shadow  impacts  shall  be 
described. 

I.    Air  Quality 

1.  A  description  of  the  below-grade  parking  garage 
exhaust  system,  including  location  of  exhaust 
vents  and  specifications,  and  an  analysis  of  the 
impact  on  pedestrian  level  air  quality  from 
operation  of  the  exhaust  system  shall  be  required. 

2.  Measures  to  avoid  any  violation  of  air  quality 
standards  shall  be  described. 

3 .  For  any  intersection  where  level  of  service  is 
expected  to  deteriorate  to  D  and  the  project 
causes  a  10%  increase  in  traffic  or  where  the 
level  of  service  is  E  or  F  and  the  project 
contributes  to  a  reduction  of  LOS,  an  air  quality 
(carbon  monoxide)  analysis  shall  be  required.  The 
methodology  and  parameters  of  the  air  quality 
analysis  shall  be  approved  in  advance  by  the 
Massachusetts  Department  of  Environmental  Quality 
Engineering  and  the  Boston  Redevelopment 
Authority. 

J.  Construction  Impacts:  A  construction  impact  analysis 
shall  include  a  description  and  evaluation  of  the 
following: 


1.  Potential   dust   and   pollutant   emissions   and 
mitigation  measures  to  control  these  emissions. 

2.  Potential  noise  impact  and  mitigaiton  measures  to 
minimize  increase  in  noise  levels. 

3.  Location   of   construction   staging   areas   and 
construction  worker  parking. 

4.  Construction   schedule,   including   hours   and 
construction  activity. 

5.  Access   routes   for   construction   trucks   and 
anticipated  volume  of  construction  truck  traffic. 

6.  Measures  to  protect  the  public  safety. 


*  * 
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K.  Public  Access:  A  description  of  the  availability  of 
public  access  to  the  site  and  of  opportunities  for 
public  use  and  enjoyment  of  the  site,  including 
opportunities  for  recreational  use,  shall  be  required. 

L.  Archaeological  Resources:  A  preliminary  historical  and 
archeological  survey  report  has  been  prepared  for  the 
planned  development  which  indicates  the  possibility  of 
the  existence  of  prehistoric  site  remains  in  three 
zones  within  the  property  and  recommended  the 
performance  of  a  reconnaissance-level  survey,  for  both 
the  historic  and  prehistoric  periods,  designed  to  meet 
the  requirements  of  the  Massachusetts  Historical 
Commission  (MHC) .  The  City  Archaeologist  has  reviewed 
the  preliminary  report  and  concurs  with  the 
recommendation.  Therefore,  the  submission  of  a 
reconnaissance-level  survey  report  for  both  the 
historic  and  prehistoric  periods  shall  be  required. 
Such  report  shall  be  prepared  in  accordance  with  the 
requirements  of  the  MHC.  The  MHC  and  the  City 
Archaeologist  should  be  contacted  prior  to  preparation 
of  this  report. 

Public  Benefits 

A.  Employment  plan  including: 

1.  Estimated  number  of  construction  jobs. 

2.  Estimated  number  of  permanent  jobs. 

3.  Future  tenant  profile. 

4.  Resident,  minority  and  women  hiring  plan. 

B.  Tax  revenues,  including  existing  annual  taxes  on 
property,  estimated  future  annual  taxes,  and  change  in 
tax  revenue. 

C.  Child  care  plan. 

D.  Pedestrian  connections  to  surrounding  open  spaces. 

E.  Wetlands  and  open  space  preservation  through 
conservation  restrictions. 

F.*   Is  there  an  affordable  housing  proposal? 

1.  Low  income  families 

2.  Moderate  income  families 
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3.   Upper  Moderate  income  familiese 
G.   Other  public  benefits. 

VI.  Regulatory  Controls  and  Permits 

A.  Existing  zoning  requirements,  calculations,  and  any 
anticipated  zoning  requests. 

B.  Anticipated  permits  required  from  other  local,  state, 
and  federal  entities  with  a  proposed  application 
schedule . 

C.  Employment  contract  compliance. 

D.  Copies  of  the  MEPA  Environmental  Notification  Form, 
Certificate  of  the  Secretary  of  Environmental  Affairs, 
and  Environmental  Impact  Report,  if  required. 

E.  Other  applicable  environmental  documentation. 

VII.  rrimiTiiinitv  Participation 

A.  Names  and  addresses  of  project  area  owners,  displacees, 
abutters,  and  also  any  community  groups  which,  in  the 
opinion  of  the  applicant,  may  be  substantially 
interested  in  or  affected  by  the  proposed  project. 

B.  A  list  of  meetings  proposed  and  held  with  interested 
parties. 


